
A Presentation for 



Cuyahoga County 
Property Consolidatio 



I 



January 2, 2013 




CBRE URS 




How Did We Get Here? 

Cuyahoga County Property Consolidation Background 

■ In 201 1 , Cuyahoga County owned or leased over 7 Million Sq. Ft. in 
nearly 70 distinct properties. 

Allegro Realty Advisors conducted a thorough investigation of the 
utilization, condition, and cost of the real estate portfolio. Study 
resulted in a comprehensive strategy. 

■ Goals include improvement of workspace and reduction of costs, 
economic development and re-investment, a minimized carbon 
footprint, and enhanced service offerings to constituents. 

Strategy consists of 3 primary initiatives: 

• Acquire a consolidated headquarters 

• Acquire a consolidated storage facility 

• Shed numerous owned and leased assets 
Expected net effect: 

• $56M NPV Savings over 1 years, $84M NPV Savings over 20 years 

• 5.5 Million Sq. Ft. footprint - Over 20% reduction 

• Improved Service Offerings and Work Environments 
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What Are Others Doing? 

Public Sector Real Estate Trends 

Shrinking real estate footprints to increase efficiency and reduce costs 
Consolidating like facilities 

Fostering collaboration and interaction across departments and 
different governing entities 

■ Monetizing owned assets 

■ Leveraging government credit towards leases 

Focusing on flexibility to accommodate organizational change and 
evolving work environment, laws, and technology 

Enhancing "customer" experience for constituents 

Allegro strategy from 2011 closely mirrors these trends. 
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The Call for Offers 

Cuyahoga County Property Consolidation RFP Overview 



■ RFP # 24534 - Consists of 3 Initiatives 

• Initiative I - Consolidated Headquarters 

• Initiative II - Consolidated Storage 

• Initiative III - Dispositions / Sales 

■ Made available as hard copy through Office of Procurement and Diversity, and 
electronically at www.cbre.com/cuvahoqacountv 



Why Multiple Initiatives? 



• Allows us to address the complex project at hand in its entirety 

• Proposers may address one or multiple Initiatives. Further, proposers for 
property dispositions / sales may address one or multiple properties for 
purchase. 

• Allows County to evaluate offers that may be related, potentially resulting in 
a higher number of more creative offers. 
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Strategic Execution 

Cuyahoga County Property Consolidation Process 

July - RFP release, Project roll-out 

■ National and local print advertising campaigns 
Website launch and electronic marketing campaign 

■ Signage on all For Sale properties 

August - Bidder Conference, Open Houses at For Sale properties 

■ 3 Open houses of 2-4 hours at each For Sale property 

240+ Visitors, both local and from out-of-area 

■ September - Program development, Offers due, Proposal review and 
analysis 

■ Preliminary HQ and Storage programs developed by URS 

■ General economic assumptions for financial modeling developed by 
CBRE, URS, and County 

■ 43 Proposals Submitted by 25 Organizations 



URS 
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Strategic Execution (con't) 

Cuyahoga County Property Consolidation Process 



October - All Proposals for all aspects of project initially scored, Short lists 
determined 

■ Revised offers solicited from short list 

■ November and December - Additional due diligence and investigations of 
short-listed proposals 

■ Preliminary layouts and construction estimates for Initiatives I and II 
developed and refined by URS and PCS 

Clarifications from short listed proposers 

■ Scoring of revised and clarified proposals 

Final recommendation presented by Executive and Consultants to 
Council 

Numerous Selection Committee meetings for scoring - total of 5 meetings 
since between October averaging 4-5 hours each 

Numerous Executive Sessions with Executive and County Council Ad Hoc 
Committee - total of 8 meetings since May averaging 2-4 hours each 
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County Scoring Process 

RFP Evaluation and County Selection Committee 



■ Preparation by all members of Selection Committee: 

■ Tour of all Properties submitted for Initiatives I and II 

■ Review all proposals as submitted, proposal review matrices developed by 
CBRE to facilitate review 

■ Selection Committee Meeting 



County Selection Committee made up of 10 representatives from the 
following organizations / departments: 

■ Executive Staff 

■ Department of Public Works 

■ Law Department 

■ Economic Development 
CBRE 

■ URS 



URS 
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County Scoring Process (con't) 

RFP Evaluation and County Selection Committee 

■ In person meetings to review and score all proposals submitted - all parties asked 
to come prepared but with no predetermined scores 

■ Property analyses for Initiatives I and II presented by URS 

■ Financial analyses presented by CBRE 

■ For each Initiative and property, scoring begins with the highest weight scoring 
category 

■ Discuss merits and challenges of each proposal specifically as it regards that 
particular category 

Scoring begins at uniform 2/3 mid-point for all proposals, and points are 
added or deducted as mutually agreed by the group for various 
considerations 

Once scores have been determined for all proposals in that category, 
discussion proceeds to the next-highest weight scoring category 

■ Totals are not tracked or tallied until all categories have been scored. 

■ Final scores are presented to Executive and Council for their review. 
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Dispositions / Sales Overview 

Cuyahoga County Property Consolidation Initiative III 



■ 1 3 Properties comprising a total 
located in Cuyahoga County 

Administration Building 
Ameritrust Complex 
Archives 

Brentwood Pumping Station 
Courthouse Square 
Fitch Road Yard 
Glenville NFSC 



approximately 1 .6 Million SF 

Hamilton Garage 
Juvenile Court Complex 
Marion 

MetroHealth Clement Center 
Superior Auto Title 
Whitlatch 



RFP Scoring (100 point total) 



Property and Proposing Parties -10pts 

Economics - 25 pts 

Terms and Conditions - 15 pts 

Financing Plan -15 pts 

Intended Use / Redevelopment Plan - 20 pts 

Environmental Stewardship - 15 pts 

Various requirements allow for disqualification 
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RFP Scoring Criteria 

Cuyahoga County Property Consolidation Initiative III 



• Property and Proposing Parties (10 points): 

Property 

Purchaser 

Development Team 

Experience and Resume 

Hold Period 

Debt and Tax Status 



• Economics (25 points): 

Purchase Price / Consideration 

• Earnest Money 

• Terms and Conditions (15 points): 

• Condition of Property 
Purchase & Sale Agreement 

• Due Diligence Period 
Closing 
Contingencies 

Ongoing County Occupancy After Close 



URS 
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RFP Scoring Criteria (con't) 

Cuyahoga County Property Consolidation Initiative III 



• Financing Plan (15 points): 

• Intended Use / Redevelopment (20 points): 

Building Package 
• Total Investment 
Future Occupancy 

• Environmental Stewardship (15 points): 

Renovation / Construction 
Property Protocols 
Certifications 



URS 
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Marketing Campaign 

Cuyahoga County Property Consolidation Initiative III 



Website 



Print Materials 



— . CUYAHOGA 

™ Jf COUNTY 

. - x- . 
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The County's Involvement at Euclid and East 9 th 

Background of the Ameritrust Complex 



• Early 2004 - County solicited proposals for County Administrative 
Headquarters , then engaged Consultant to evaluate 

• September 2005 - County acquired Ameritrust Complex 

• During 2006 - County engaged various contractors for Construction 
Management and Asbestos Abatement Services 

• May 2007 - County acquired Oppmann Garage 



Ameritrust Complex Acquisition $21 .7M 

Oppmann Acquisition $5.1 M 

Total Acquisition Investment to Date $26. SM 
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Proposals Submitted 

Initiative III - Ameritrust Acquisition Proposals 

Ameritrust Complex 

• Proposals tendered for full complex: 

Geis Companies 
Optima Ventures 

• Agnew Partners and Landmark Management 

• All short listed for further investigation 

Oppmann Garage | 944 Prospect Avenue 

• Proposals tendered: 

Herrick Hudson (3) in combination with other properties 
Victory Properties 

• No complementary proposals presented that could have been assembled into 
competitive multi-buyer scenario for substantially all of complex 

Swetland and P&H 1 1010 Euclid and 919 Huron 

• Proposals tendered: 

• Landmark Development 

• No complementary proposals presented that could have been assembled into 
competitive multi-buyer scenario for substantially all of complex 
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Geis Companies Deal Points 

Initiative III - Ameritrust Acquisition Proposal 

Ownership/Developer: Geis Companies 

Price: $27,000,000 

Proposed Uses: Rotunda - Public Use / Retail 

Tower - High End Residential 
Swetland/1 01 - Office and Residential 
P&H Site - County HQ Office BTS 

Total Investment: $104,000,000 

Environmental: LEED Silver certification 



Non-Financing 
Contingencies: 

Comments: 



URS 



State Tax Credits and County HQ 
Lease 

County HQ as anchor user in new 
construction on P&H site 




mm c i i 
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Tower Apartments 



Swetland/1 010 Apartments 
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Optima Ventures Deal Points 

Initiative III - Ameritrust Acquisition Proposal 



Ownership/Developer: 


Optima Ventures 


Price: 


$16,250,000 


Proposed Uses: 


Rotunda - Public Use / County Council 
Tower - Hotel / Residential 
Swetland / 1 01 - Office / Residential 
P&H - Office 


Total Investment: 


$62,452,300 


Environmental: 


Positive Environmental Impact 


Non-Financing 
Contingencies: 


State Tax Credits 


Comments: 


Possible County use of Rotunda 
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Rotunda Public Use 
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925 Building and 
Neighborhood Connectivity 



Tower Apartments 
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Agnew Partners and Landmark Mgmt. Deal Points 

Initiative III - Ameritrust Acquisition Proposals 

Ownership/Developer: Agnew Limited Partners and Landmark 

Real Estate Management 

Price: $18,500,000 

Proposed Uses: Rotunda - Public Use 

Tower - Hotel/Residential 
P&H - Office / Garage Conversion 

Total Investment: $107,708,833 ^H^%«\\^ 

Environmental: LEED standards, not certification 

Sta,oT,xC;odi,swi,hon;anco m ont 1 

Comments: Confirmed would take entire complex 

ii Hii it ii p 

Tower Hotel/Apartments 
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Short List Proposal Summary 

Ameritrust Disposition Evaluation 





Geis Companies 


Optima Ventures 


Agnew Partners & 
Landmark Mgmt. 


Price: 


$27,000,000 


$16,250,000 


$18,500,000 


Proposed Uses: 


Mixed: Residential, 
Retail, Office, 
County HQ 


Mixed: Residential, 
Hotel, Office, 
County Council 


Mixed: Residential, 
Retail, Office 


Total Investment: 


$104,000,000 


$62,452,300 


$107,708,833 


Environmental: 


LEED Silver 


Positive Impact 


LEED Standards 


Contingencies: 


Tax Credits and County 
HQ Lease 


Tax Credits 


Tax Credits 


Comments: 


County HQ as anchor 
in new construction on 
P&H site 


County use of Rotunda 


Confirmed would take 
entire complex 



URS 
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Short List Scoring 

Ameritrust Disposition Evaluation 



Scoring Categories 


Maximum 
Points 


Geis 
Companies 


Optima 
Ventures 


Agnew & 
Landmark 


Proposing Parties 


10 


8 


8 


8 


Economics 


25 


24 


18 


19 


Terms and Conditions 


15 


11 


15 


10 


Financing Plan 


15 


13 


15 


12 


Intended Use / 
Redevelopment Plan 


20 


19 


9 


16 


Environmental Impact 


15 


15 


2 


10 


Total Points 


100 


90 


67 


75 



URS 
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Administrative Headquarters Overview 

Cuyahoga County Property Consolidation Initiative I 



Located in Cleveland CBD 

Preliminarily estimated as 225,000 Square feet 

New Construction and Purchase Options a Consideration 

Goal to assemble administrative functions of County into single, 
cohesive space that fosters collaboration and interaction between 
departments with ease of adjacency 



RFP Scoring (100 point total) 



Proposing Parties - 15pts 

Premises - 10 pts 

Term - 10 pts 

Economics - 25 pts 

Premises Improvements - 15 pts 

Building Considerations / Services - 15 pts 

Other Terms and Conditions - 10 pts 

Various requirements allow for disqualification 



URS 
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RFP Scoring Criteria 

Cuyahoga County Property Consolidation Initiative I 



• Proposing Parties (15 points): 

Ownership 
Management 
Ownership Status 
Debt Status 

• New Building Option - Developer, Timeline, Contingencies) 

• Premises (10 points): 

Building (Requirement - CBD) 

• Area / Right to Adjust Area (Requirement) 
Ground Floor 

Common Area / Load Factor / Method of Measurement 

• Rights of First Offer / Option to Expand / Option to Contract 

• Term (10 points): 

Initial Term 

Commencement of Term 
Projected Occupancy 

• Timeline and Milestones 
Renewal Options 



URS 
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RFP Scoring Criteria (con't) 

Cuyahoga County Property Consolidation Initiative I 



• Economics (25 points): 

Base Rental Rate 

Rental Adjustment / Expense Escalations 

• Rent Abatement / Discount 
Utilities 

• Moving Allowance 
Security Deposit 
Other Initiatives 

• Premises Improvements (15 points): 

Construction Allowance {Requirement - Min. $50perrsf) 

• Base Building Condition (Requirement) 
Construction / Right to Bid 

Space Planning and Design 

• Refurbishment Allowances 



URS 
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RFP Scoring Criteria (con't) 

Cuyahoga County Property Consolidation Initiative I 



• Building Considerations / Services (15 points): 

Building Package 
Hours of Operation 
Access 

HVAC / Electrical 

• Technology (Requirement - Access to fiber) 

• Life Safety / Building Security (Requirement - County manned security) 
Elevators (Requirement - Dedicated elevators) 

Stairs 

• Janitorial (Requirement) 
Day Porter 
Maintenance 

• Environmental Certification 

• Lobby and Common Areas 
Neighborhood Amenities 

• Mail Service 

Parking (Requirement- Min. 6 Reserved Spaces) 

Public Transit 

Storage 

• Delivery Access 
Roof Access 



URS 
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RFP Scoring Criteria (con't) 

Cuyahoga County Property Consolidation Initiative I 



• Other Terms and Conditions (10 points): 

Use 

• Excluded Uses 

• Initial Purchase 

Initial Purchase / Option to Purchase 
Signage and Identity 
Non-Disturbance (Requirement) 

• Assignment and Subletting 
Non-Relocation Clause (Requirement) 
Brokerage 

Hazardous Materials (Requirement - LL Responsibility) 
Restoration 

Americans with Disabilities Act 

Insurance 

Hold Over 



URS 



CBRE | Page 28 



Analysis of HQ Initial Proposals 

RFP Evaluation and County Selection Committee 

■ Tasks Completed Prior to Initial Scoring Committee Meeting: 

■ On site tours and landlord presentations to County Selection Committee of 
all properties submitted (9 properties, 50 minutes each) 

■ Preliminary architectural and engineering evaluation by URS 

■ Development of preliminary space program by URS 

■ Development of preliminary TIA estimate by PCS 

■ Development of preliminary economic assumptions by CBRE, URS, and 
County; required to appropriately analyze proposals that offered non-uniform 
terms and conditions 

■ Financial modeling of options by CBRE, applying economic assumptions 
uniformly to the terms proposed by each landlord 

■ Review of proposals by Selection Committee 
Scoring Committee Meeting 



URS 
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Space Programming Process 

Cuyahoga County Property Consolidation Initiative I 

201 1 Allegro program updated 

■ County was in midst of organizational transition 

URS met with Deputy Chiefs, Directors and Department Heads to confirm 
estimates of headcounts and work spaces. 

■ 23 Individual interviews of 45-90 minutes each. 

■ Discussions included staff counts, space requirements, work flow, 
interaction with public, key adjacencies and collaboration needs. 

Later presented goals & planning principles for HQ to all Directors 

Resulting Program emphasized focus on citizen services and adjacencies 

Shift in employee work environment from 60%+ private offices to 70%+ 
open plan, more shared conferencing facilities and other amenities 

Allegro Estimate 2011 URS Program 2012 

Headcount 801 778 

Total USF 221,781 205,214 

USF/ person 277 264 



URS 
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Project Goals - Headquarters 

Cuyahoga County Property Consolidation Initiative I 



Service 
Focused 
Environment 



1 EFFICIENCY 

Support citizen service, staff productivity, 
flexibility, sustainability, and facility performance. 

2 TRANSPARENCY 

Create a positive government identity, inspires 
confidence and pride, high visibility of county 
business processes, and supports culture shift 
for citizens and employees. 

3 COLLABORATION 

Support government business, welcome citizen 
engagement and support fluid employee 
collaboration to share knowledge, and 
information. 



URS 
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Planning Principles - Headquarters 

Cuyahoga County Property Consolidation Initiative I 



CITIZENS: One stop shopping, easy access to services and information 




Support Interaction with technology 



Comfortable waiting areas 



URS 
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Planning Principles - Headquarters 

Cuyahoga County Property Consolidation Initiative I 



WORKPLACE: Enhance productivity, collaboration & flexibility through 
open, fluid environments 




URS 
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Planning Principles - Headquarters 

Cuyahoga County Property Consolidation Initiative I 



FACILITIES: Flexible spaces for citizen & employee needs 




URS 



CBRE | Page 34 



Occupants of the Headquarters 

Cuyahoga County Property Consolidation Initiative I 



Executive 

Executive Offices/Deputy Chiefs 

Communications 
County Council 

County Council Chief of Staff 
Inspector General 
Economic Development 

Economic Development 

Regional Collaboration Director 
Director of Law 
Human Resources 
Commissions 

Human Resources 

Planning 

Veterans Service Commission* 



IT (not Data Center) 
Public Works 

Public Works Director 
Planning & Finance 
Maintenance Administration 
Design & Construction 
Operations - Fiscal 

Fiscal Officer/Administration 

Fiscal Operations 

Financial Reporting 

Office of Budget and Management 

Treasury Management 

Office of Procurement and Diversity 

Board of Revisions 

Audit Committee 



URS 



*lncluded in Initial Program, later removed 
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Preliminary Economic Assumptions 

Cuyahoga County Property Consolidation Initiative I 

205,000 Usable Square Feet (USF), New Construction 10% smaller and 
Historic Construction 10% larger, per typical experience and rules of thumb 
in testing programs in multiple properties 

■ Building Factors to convert USF to Rentable Square Feet (RSF) applied as 
shown in proposals (USF x (1 + Building Factor)) = RSF 

■ Rents and rent abatements for office space as quoted by landlord 
Uniform TIA and Refurbishment Costs per USF 

Uniform Relocation Costs per RSF 

Construction, Relocation, Refurbishment, and Brokerage allowances 
applied as credits against initial up-front costs 

■ Utilities modeled uniformly per RSF depending on utility responsibility 

■ Escalations at 2.5% annually, reflecting historic local and national averages 
for past 20+ years 

■ Premium pricing for contingent property offers applied as credit 



URS 
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Proposed Sites Map 

Cuyahoga County Property Consolidation Initiative I 



Ameritrust BTS 

Euclid and East 9 th Street 

AT&T Building, 
45 Erieview Plaza 

Tower at Erieview, 
1301 East 9 th Street 

Halle Building, 
1228 Euclid Avenue 

Eaton Center, 

1111 Superior Avenue 

925 Euclid Avenue 

Standard Building, 
1370 Ontario Avenue 

Marion Building: Weston 
Scenario 1 at 1276 West 3 rd 
Street 

West 3 rd / St. Clair BTS: 
Weston Scenario 2 




URS 
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Ameritrust Build-to-Suit Proposal 

Cuyahoga County Property Consolidation Initiative I 



944 Prospect Avenue 

Ownership/Developer: Geis Companies 

Location: SE corner of Prospect and East 9 th 

Proposed Premises: Floors 1,9-15 

Average Annual Base Rent: $20.35 per rsf NNN (NNN=$1 0.50) 

Concessions: None 

Tenant Improvements: $50.00 per rsf + Base Building 

Refurbishment Proposed: None 

Parking: 700-Car Garage linked to Ameritrust 

Requires County guarantee 

Other: LEED construction, Ameritrust 

premium, Title transfers to County at 
end of lease, Limited expansion / 



contraction 



Total Points: 67 




Shortlisted 



URS 
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45 Erieview Proposal 

Cuyahoga County Property Consolidation Initiative I 



45 Erieview Plaza 



OwnershiD/Develooer 

ii 1 1 1 \J III Kyi IS \y v \y 1 V/ \S 1 ■ 


Inland American Realtv 

1 1 1 1 1 1 \*A 1 mill \y 1 1 VS Li II 11 Li 1 I y 


Location" 


SE Corner of Lakeside and East 9 th 


Proposed Premises: 


Floors 1 -9 


Average Annual case neni. 


vj) i y.^io per rsT oross 


Concessions: 


12 Months Free, Brokerage Credit 


Tenant Improvements: 


$50.00 per rsf + Base Building 


Refurbishment Proposed: 


None 


Parking: 


6-15 Reserved spaces below 
Unattached Garage 


Other: 


AT&T tenancy, Large Floorplates, 
Naming Rights, Purchase Option, 
Options for expansion and contraction 


Total Points: 72 




Shortlisted 
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Tower at Erieview Proposal 

Cuyahoga County Property Consolidation Initiative I 



1301 E. Ninth Street 



Ownership/Developer: 


Minshall Stewart Properties 


Location: 


NW Corner of St. Clair and East 12 th 


Proposed Premises: 


Floors 5-15 


Average Annual Base Rent: 


$25.23 per rsf Gross 


Concessions: 


Brokerage Credit 


Tenant Improvements: 


$50.00 per rsf + Base Building 


Refurbishment Proposed: 


Paint and Carpet Allowances 


Parking: 


430 Underneath garage spaces 



, Comments: 



Higher end of cost, debt on building, 
small floor plates, ground floor small 
and difficult to secure, hard to separate 
County from other tenants 




Total Points: 55 



Removed from consideration 
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Halle Building Proposal 

Cuyahoga County Property Consolidation Initiative I 



1228 Euclid Avenue 



Ownershio/Seller 

v v i i v/ i \j iii h>y 1 v/ 1 1 \_/ i ■ 


Forest Citv Enterorises 


Proposed Premises: 


Floors 1-4,8-10 


rurcnase rrice. 


<fc1 ^ ^/l /"Ac io"\ 
vp I IVI ^ MS-IS ) 


Concessions: 


Brokerage Credit 


Tenant Improvements: 


None 


Refurbishment Proposed: 


None 


Parking: 


600 Attached Garage Space 
Garage Included in sale t 


Comments: 

Total Points: 56 


As-is purchase with large up front and ; 
ongoing costs to upgrade Duiiding, 
relocate tenants, and finish County 
space, ground floor large but broken 
up, non-contiguous floors for County, 
no LEED or energy star 


Removed from consideration 
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Eaton Center Proposal 

Cuyahoga County Property Consolidation Initiative I 



1111 Superior Avenue 



KJvvi Id ol ll|J/ ucvciupci . 


vvciiiicu ividi iciy cm id i l 


I— UUdUUi I . 


M\A/ C^nm&r nf inorinr anrl Fact 1 9th 

l\IVV UUI I Id Ul OU|JdlUI dl IU Cdol I c. 


PronncoH Promicoc 
rlU|JUot7U riclllloco. 




Average Annual Base Rent: 


$17.75 per rsf Gross 


Concessions: 


Brokerage Credit 


Tipn^nt Imnrrw/pmpntQ" 

IdlCUIl 1 1 I l|JI U VCI I lul I Lo . 


^RO 00 nor r«if + Rpiqp Riiilrlinn 


Refurbishment Proposed: 


None 


Parking: 


509 Attached Garage spaces 


Comments: 


Small ground floor opportunity requires 
constituents to conduct business on 
upper floors, debt on building, mid-size 
floor plate with large columns 
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925 Building Proposal 

Cuyahoga County Property Consolidation Initiative I 



925 Euclid Avenue 

Ownership/Developer: 



Optima Ventures 



Location: 


NE Corner of Euclid and East 9 th 


Proposed Premises: 


Floors 1-6 


Average Annual Base Rent: 


$21.52 per sf Gross 


Concessions: 


None 


Tenant Improvements: 


$50.00 per rsf + Base Building 


Refurbishment Proposed: 


None 


Parking: 


Renovation of Annex to Private Garage 
Attached garage 



Other: 



Total Points: 64 



Historic construction, complete system 
overhaul, segregated envelope, 
expansion/contraction opportunities 





Shortlisted 
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Standard Building Proposal 

Cuyahoga County Property Consolidation Initiative I 



1 370 Ontario Street 



Ownpr^hin/Dpx/plnnpr" 

VyVV 1 1 V_/ 1 Ol 1 IU/ L/U V UIUUUI ■ 


Industrial Rpaltv firm in 


Location" 


SW Corner of Ontario and St Clair 


Proposed Premises: 


Floors 2-5,6-19 


Average Annual Base Rent: 


$19.98 per rsf Gross 


Concessions: 


Brokerage Credit 


Tenant Improvements: 


$50.00 per rsf + Base Building 


Refurbishment Proposed: 


None 



Parking: 
Comments: 



None 

Older building, less efficient - may 

require more sq. ft., limited ground floor 

space, small floor plates, hard to separate 
County from other tenants, no attached 
parking 




Total Points: 47 



Removed from consideration 
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Marion Building Expansion Proposal 

Cuyahoga County Property Consolidation Initiative I 



1276 W. Third Street 

Ownership/Developer: 



Weston Inc. / Asher Family 



Location: 

Proposed Premises: 



West 3 rd between Lakeside / St. Clair 



Floors 1-7 



Average Annual Base Rent: 

Concessions: 

Tenant Improvements: 

Refurbishment Proposed: 

Parking: 

Comments: 



$20.89 per rsf NNN (NNN=$10.50) 

3 months free, Brokerage Credit 

$56.00 per rsf + Base Building 

$8.00 per rsf every 5 years 

430-Car Garage Beneath 

2-Building Configuration, Small floor 
plates in Marion, ground floor connecti 
between buildings, no expansion or 
contraction, parking underneath 
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Warehouse District Build-to-Suit Proposal 

Cuyahoga County Property Consolidation Initiative I 
1272 West Third Street 

Ownership/Developer: Weston Inc. /Asher Family 

Location: SW Corner of St. Clair and West 3 rd 

Proposed Premises: Floors 1,4-11 

Average Annual Base Rent: $29.21 per sf NNN (NNN=$1 0.50) 

Concessions: 3 Months Free, Brokerage Credit 

Tenant Improvements: $56.00 per rsf + Base Building 

Refurbishment Proposed: $8.00 per rsf 

Parking: 430-Car Garage Beneath 

Other: LEED construction, Rooftop patio/lawn, 

No expansion/contraction 





URS 
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Proposal Recap 

Cuyahoga County Property Consolidation Initiative I 



• 9 Proposals Submitted 

• 4 Recommended for Short List: 

• Ameritrust Build-to-suit - Geis Companies 
45 Erieview - Inland American 

925 Building (Former Huntington) - Optima Ventures 

• Warehouse District Build-to-suit - Weston 

• 5 Removed from Consideration 

• Tower at Erieview - Minshall Stewart Development 
Halle Building - Forest City Enterprises 

c Eaton Center - Weinreb Management 
Standard Building - IRG 
Marion Expansion- Weston 



URS 
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Analysis of HQ Short List Proposals 

RFP Evaluation and County Selection Committee 

■ Prior to 2 nd Scoring Committee Meeting, work completed: 

On site tours and landlord presentations to County Selection Committee and 
County Council of all short-listed properties (50 minutes each) 

URS Architectural and engineering evaluation of all short-listed options 

■ Met with building managers and engineers, walked existing properties floor- 
by-floor, plus other portions of building as necessary to assess conditions 

■ Field-verified CAD drawings, key dimensions 

■ Reviewed mechanical, electrical, plumbing, elevators 
Met with developers and architects of BTS options, 

■ Tested County program in each option uniformly, PCS pricing of each layout 
based upon updated uniform assumptions and RFP Attachment C 

■ USF / RSF confirmed by each landlord 

■ Review of all proposals by Selection Committee 

Financial modeling of options by CBRE, applying economic assumptions 
uniformly to terms proposed by each landlord and information developed by URS 
and PCS 

itdc 2 nd Scoring Committee 
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Property Summary Points 

45 Erieview Facility Considerations 
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Property Summary Points 

45 Erieview Facility Considerations 
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Property Summary Points 

45 Erieview Facility Considerations 



1 . Identity 

• Shared tenancy (50%) 

• Good opportunity for county signage 

2. Location 

• 9 th & Lakeside- close to Federal Building, City Hall, Lakefront 

3. Building and efficiency 

9 floors required, contiguous 
Exclusive elevator bank 

Designed for single corporate tenant, curved facade 
Large floor plate, efficient structural grid 
Glass on majority of fagade 
Completed in 1983 and well maintained 

4. Ground floor and public access 

Smallest ground floor 

Also utilizes 2 nd and 4 th floor for key public interaction 
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45 Erieview Deal Points 

Initiative I Proposal 



45 Erieview Plaza 

Ownership/Developer: 
Year Built: 
Location: 

Proposed Premises: 



Average Annual Base Rent: 
Concessions: 



Tenant Improvements: 



Refurbishment Proposed: 
Parking: 



Other: 



Inland American Realty 
1983 

SE Corner of Lakeside and East 9 th 

Floors LL, 1-9 
271 ,455 RSF 

$16.99 per RSF Gross 

18 Months Free, Brokerage Credit 

$50.00 per RSF on Office Space + 
Base Building 

None 

6-15 Reserved spaces below 

Unattached garage deeded to County 
at no cost (250+ spaces) 

AT&T cotenancy; County naming 
rights; 16,400 USF excess space 
within Premises; Options for expansion 
and contraction. 
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45 Erieview Evaluation 

2 nd Scoring Committee Results 



Scoring Categories 


Maximum Points 


Points Awarded 


Proposing Parties 


15 


11 


Premises 


10 


7 


Term 


10 


7 


Economics 


25 


18 


Premises Improvements 


15 


10 


Building Considerations/Services 


15 


10 


Other Terms/Conditions 


10 


6 


Total Points 


100 


69 



Pros: 

• Low on range of annual cost 

• Parking deeded to County 

• 5 Dedicated elevators 



Cons: 

• Parking - unattached garage, distance of 
walk, number of spaces 

• Smaller ground floor 

• Refurbishment costs 

• Offered full floors 2-9 - requires more sq. 
ft. 

• Lower half of two-tenant building 
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Property Summary Points 

Warehouse District Build-to-Suit Facility Considerations 
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Property Summary Points 

Warehouse District Build-to-Suit Facility Considerations 
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Property Summary Points 

Warehouse District Build-to-Suit Facility Considerations 
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Property Summary Points 



Warehouse District Build-to-Suit Facility Considerations 



1 . Identity 

• Likely exclusive to County 

2. Location 

• West 3 rd & St. Clair- across from Justice Center, Warehouse District 

3. Building and efficiency 

New construction 

• 11 floors proposed (10 required, 1 expansion- exclusive 3 year minimum guarantee) 

• Smallest floor plate 

• Glass on 3 facades lower 3 floors, glass on all facades above 

• Green terraces proposed 

• Parking garage directly attached 

4. Ground floor and public access 

• Second smallest ground floor 

• Also utilizes 2 nd , 4 th and 5th floors for key public interaction 
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Warehouse District Build-to-Suit Deal Points 

Initiative I Proposal 



1272 West Third Street 



wwnersnip/iJ6V6iop6r. 


vvesion inc. / Msner rarniiy 


Year Built: 


2014 


Location: 


SW Corner of St. Clair and West 3 rd 


Proposed Premises: 


Floors LL,1 -10 
244,198 RSF 


Average Annual Base Rent: 


$40.57 per RSF Gross 


Concessions: 


3 Months Free, Brokerage Credit, 
Relocation Allowance 


Tenant Improvements: 


$56.00 per RSF for Office Space + 
Base Building 


Refurbishment Proposed: 


$8.00 per RSF one time 


Parking: 


225-Car 5-story garage attached on 
north side 


Other: 


20,000 USF shell expansion built and 
temporarily held on 11 th floor; 14,700 
USF excess space within Premises; 
Options for expansion but not 
contraction 
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Warehouse District Build-to-Suit Evaluation 

2 nd Scoring Committee Results 



Scoring Categories 


Maximum Points 


Points Awarded 


Proposing Parties 


15 


12 


Premises 


10 


8 


Term 


10 


6 


Economics 


25 


9 


Premises Improvements 


15 


8 


Building Considerations/Services 


15 


14 


Other Terms/Conditions 


10 


8 


Total Points 


100 


65 



Pros: 

• Low out-of-pocket costs 

• Will achieve LEED Silver 

• Good transit location 

• Sole tenant would establish identity 

• Attached structured parking 

• Additional floor built for expansion 



Cons: 

• High overall cost 

• No contraction 

• Occupancy may be delayed by a few 
months due to new construction 

• Parking only 225 spaces 

• Small floor plates 

• High holdover percentage 
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Property Summary Points 

925 Building Facility Considerations 
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Property Summary Points 

925 Building Facility Considerations 



1 . Identity 

• Shared tenancy (County would be 20% of facility) 

• Proposed County identity on Chester 

2. Location 

• 9 th & Euclid, heart of CBD, key intersection 

3. Building and efficiency 

• 5 floors (contiguous) required 

• Partial tenancy on 5 th floor and lower level - Auto Title, etc. 

• Dedicated elevator lobby, internal stairs & elevators 1 -5 

• Designed for banking headquarters and multiple tenants 

• Very large floor plate with 3 story L- shaped banking hall atrium 

• Grand historic building with very fine materials and details 

4. Ground floor and public access 

• Largest ground floor -key public interaction visible in banking hall 

• Also utilizes 2 nd floor and lower level for key public interactions 
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925 Building Deal Points 

Initiative I Proposal 



925 Euclid Avenue 

Ownership/Developer: 



Optima Ventures 



Year Built: 


1924 


1 oratiorr 


NE Onrnpr of Eurlid and Ea^t Q th 

1 Ml— \*J\Jl 1 ICI Ul 1—UuMVJ CI 1 1 VJ 1 — CIO I \J 


Prooosed Premises" 


Floors LL, 1-5 
265,212 RSF 


Average Annual Base Rent: 


$21.26 per RSF Gross 


Concessions: 


Relocation Allowance 


Tenant Improvements: 


$52.50 per RSF on Office Space + 
Base Building 


Refurbishment Proposed: 


$5.00 per RSF every 5 years 



Parking: 



Other: 



Renovation of Annex ground floor to 
14-car private garage, attached garage 
with rights for up to 600 spaces 

Option to use of Rotunda; Options for 
expansion and contraction 
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925 Building Evaluation 

2 nd Scoring Committee Results 



Scoring Categories 


Maximum Points 


Points Awarded 


Proposing Parties 


15 


12 


Premises 


10 


10 


Term 


10 


7 


Economics 


25 


15 


Premises Improvements 


15 


11 


Building Considerations/Services 


15 


12 


Other Terms/Conditions 


10 


5 


Total Points 


100 


72 



Cons: 

• Less efficient structural grid - may require 
more sq. ft especially with grand ground floor 
and single-loaded corridors around atrium 

• Adjacencies and work flow compromised on 
upper floors by footprint and layout 

• Main entrance on Chester less visible 

• Shared tenancy (20% of facility), lost identity 



Pros: 

• No debt on building 

• Grand space in ground and lower levels 

• Large floor plate in banking atrium allows 
for strong ground adjacencies 

• Good location for transit 

• Availability of attached parking garage 

• Feels like civic space 
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Property Summary Points 



Ameritrust Build-to-Suit Facility Considerations 
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Property Summary Points 

Ameritrust Build-to-Suit Facility Considerations 
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Property Summary Points 

Ameritrust Build-to-Suit Facility Considerations 
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Property Summary Points 

Ameritrust Build-to-Suit Facility Considerations 



1 . Identity 

• Exclusive to County 

2. Location 

• East 9 th and Prospect/ Huron- CBD, key street leading into CBD 

3. Building and efficiency 

New construction 

• 8 floors proposed 

• Full glass on 3 facades, limited to 25 % glass on north facade 

• Parking garage direct access via bridge to 4 th floor public lobby 

4. Ground floor and public access 

• Second largest ground floor and 4 th floor lobby entrance for increased access 

• Also utilizes 2 nd and 4 th floors for key public interactions 
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Ameritrust Build-to-Suit Deal Points 

Initiative I Proposal 



2073 East 9 th Street 



Ownership/Developer: 


Geis Companies 


Year Built: 


2014 


Location: 


SE corner of Prospect and East 9 th 



Proposed Premises: 



Floors 1 - 8 
222,000 RSF 



Average Annual Base 
Rent: 


$30.28 per RSF Modified Gross 


m 


Concessions: 


12 Months Rent Discount 


m 


Tenant Improvements: 


$50.00 per RSF + Base Building 


w 


Refurbishment 
Proposed: 


None 


m * H 

ii ' I 
t ■ 


Parking: 


1 ,050-Car Ameritrust and Oppmann garages 
linked by exclusive bridge 


ft *^ 






Other: 



$8.5M Ameritrust premium; 26-Year Term with 
title transferring to County after Year 26; 4,800 
USF excess space within Premises; No 
contraction option; Options for 75,000 USF of 
expansion in Swetland, Rotunda, and Tower 
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Ameritrust Build-to-Suit Evaluation 

2 nd Scoring Committee Results 



Scoring Categories 


Maximum Points 


Points Awarded 


Proposing Parties 


15 


10 


Premises 


10 


7 


Term 


10 


5 


Economics 


25 


18 


Premises Improvements 


15 


12 


Building Considerations/Services 


15 


15 


Other Terms/Conditions 


10 


10 


Total Points 


100 


77 



Pros: 

• New build, efficient 

• Good ground floor 

• Will achieve LEED Silver 

• County to own after 26-year lease 

• Tied to Ameritrust Complex 
purchase with $8.5M premium 

• ROFOs for expansion 

• Sole tenant would establish identity 

• Prominent street corner 
URS 



Cons: 

• No contraction 

• Occupancy may be delayed by a few 
months due to new construction 

• Additional lease term required 
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Refined Economic Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 

■ USF for each option is calculated per actual test fit plans of the County's 
program completed by URS. Landlords confirm USF numbers 

■ RSF determined either by confirmation from Landlords, or Building Factor 
applied to the Landlord's confirmed USF to determine RSF 

■ Rents and rent abatements for office space as quoted by landlord for first 
20 years 

■ Escalations at 2.5% annually, reflecting historic local and national averages 
for past 20+ years 

■ Utilities modeled uniformly per RSF depending on utility responsibility 

■ Construction cost estimates provided by PCS based on actual test fit plans 

■ Uniform Refurbishment Costs per USF 

■ Uniform Relocation Costs per RSF 

Construction, Relocation, Refurbishment, and Brokerage allowances 
applied as credits against initial up-front costs 

■ Premium pricing for contingent property offers and additional premium 
pricing or term applied as credit or cost, respectively 
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How We Measure Space 

Test Fitting Process - Initiative I 



Definitions and Derivations of Square Footage 

Program Usable (USF) is calculated. The program is a total of all required spaces (Net SF), 
multiplied by a circulation factor 

Test fit Usable (USF) is measured. The test fit lays out all the required spaces and measures 
the floor plans 

• Per BOMA, USF is measured the face of glass at the exterior (if glass is > 50% of the 
vertical fagade) or to the inside face of the exterior wall 

• USF excludes vertical shafts and floor common areas such as elevator lobbies, toilet rooms, 
mechanical rooms etc. 

Rentable (RSF) Is calculated. USF is multiplied by the landlord's rentable factor, representing 
the tenant share of the building spaces used by all building tenants 

• Building and floor common: Building lobby, loading, egress corridors, toilet rooms, elevator 
lobbies, mechanical spaces and shafts 

• Single Tenant floor common also includes shared corridors 

• The rentable factor may differ for a single tenant vs multi-tenant floor 
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How We Measure Space (con't) 

Test Fitting Process - Initiative I 



Test Fit/ Blocking for each building 

• Laid out each department to understand fit within each base building floor, and support 
for public access, adjacencies, efficiencies, etc. 

• Minimized square footage wherever possible to deliver best and lowest cost solutions 
(eg. Tested departments on different floors, filled historic 925 Building banking atrium 
with occupied workstations, etc.) 

• Referred questions and clarifications for the bidders to CBRE 

P-line drawings developed for all multitenant floors and sent to landlords for 
confirmation of USF and RSF 

• Determined USF per buildings as basis for cost estimates & leases 



Test Fit /Blocking cost estimate for each building 

• Assumptions for level of tenant improvements & quantities take offs: 

• interior walls, doors and glazing, floor wall and ceiling finishes 

• tenant electrical and HVAC, plumbing, fire protection, data cabling 

• Does not include furniture, equipment, technology 

• Value engineering expected for any option as design proceeds 
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Space Efficiencies 

Test Fitting Process - Initiative I 



New Construction 

More efficient layouts, floor plate dimensioned for modern office layouts 

• West St. Clair is the smaller floor plate and requires more floors, duplicating core and 
common areas. 

• Ameritrust BTS is larger but loses some efficiency with 1 S V 4 th floor lobbies, limited glass 
on north elevation impacts layout efficiency. 

• USF increases with sole tenant floors as almost all areas are tenant usage. 

Existing Buildings with a mix of single and multi-tenant floors 

Corporate Headquarters design may favor iconic imagery and details. 

Existing multi-tenant buildings may provide more flexibility in expansion/contraction. 

• 45 Erieview: 2 multi-tenant floors (LL, 1 ), requires full lease of Floors 2-9. 

• 925 Building has 3 multi-tenant floors (LL, 1 , 5). The Chester Banking Lobby, 2 nd and 3 rd 
floor mezzanine corridors are included in USF. Smaller structural grid can impact layout. 

• 925 Building Banking Lobby fully occupied with staff in cubes and open plan work area 
in lieu of maintaining as historic grand lobby. Goal was to minimize footprint (25 - 30k sf 
conserved) 
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Property Summary Points 

Usable Square Footage of Occupiable Area on Ground Floors 
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Short List Footprints 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 


925 Building 


Ameritrust 






District BTS 




BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 










Escalations 










Utilities 










Construction Costs 










Construction Allowance 










Refurbishment Shortfall 










Relocation Shortfall 










Brokerage Credit 










Real Estate Transfers 










Subtotal 
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Base Rent Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 

■ Rents shown as quoted by landlords ('per RSF' basis) 

Where portions of Premises were proposed at reduced rents as they were 
considered 'less desirable' or 'storage', models were built with County 
getting benefit of reduced rent for that portion of space 

45 Erieview - Lower Level and 3 rd Floor 

■ Warehouse District BTS - Lower Level 

■ 925 Building - Portions of Lower Level 

■ Rent applied to applicable RSF, calculated over term as escalated in 
proposals 

■ Rent Abatements or discounts incorporated in models 

■ 45 Erieview - 1 8 months free 
Ameritrust BTS - 12 month discount 



URS 
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Base Rent Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 
District BTS 


925 Building 


Ameritrust 
BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 










Utilities 










Construction Costs 










Construction Allowance 










Refurbishment Shortfall 










Relocation Shortfall 










Brokerage Credit 










Real Estate Transfers 










Subtotal 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 
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Expense / Escalation Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 

Operating Expenses, Insurance, and Taxes included in Year 1 Base Rent for 3 options. 
Most recent annual amounts provided by landlords in proposals. For each, any increases 
are passed through to tenant as reflection of increased costs / inflation 

■ 45 Erieview 

■ Warehouse District BTS 

■ 925 Building 

Operating Expenses, Insurance, and Taxes escalated at 2.5% annually, reflecting average of 
historic local and national averages for past 20+ years 

■ Cleveland Average - 2.3% annually 

■ National Average - 2.6% annually 

Operating Expenses and some Insurance included in Service Rent for 1 option. Service 
Rent charged in addition to Base Rent and escalated at guaranteed 2% annually. 

■ Ameritrust BTS 

Portion of Insurance for Ameritrust BTS added as additional cost, and escalated at 2.5% 
annually. 

Real estate taxes exempted for scenarios where a) clear delineation exists between public 
purpose premises and multi-tenant areas and b) ownership is public, per direction from 
County's counsel. Other potential real estate exemptions may be possible, but cannot be 
TTnc relied upon. 

UKb> CBRE I Page 87 



Escalation Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 
District BTS 


925 Building 


Ameritrust 
BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 










Construction Costs 










Construction Allowance 










Refurbishment Shortfall 










Relocation Shortfall 










Brokerage Credit 










Real Estate Transfers 










Subtotal 


$97,902,400 


$211,949,100 


$120,921,600 


$135,311,337 
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Utility Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 

■ Utilities modeled uniformly based upon the specific utility responsibility. 

At 3 options, tenant responsible for electric to operate overhead lights and 
base plugs. In these scenarios, cost modeled at $1 .00 per RSF: 

■ 45 Erieview 

■ Warehouse District BTS 

■ 925 Building 

■ At 1 option, tenant responsible for all separately metered utilities for new, 
LEED certified construction. In this scenario, cost modeled at $2.25 per 
RSF, reflective of an energy efficient building: 

■ Ameritrust BTS 

Utilities escalated at 2.5% annually, reflecting average of historic local and 
national averages for past 20+ years 
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Utility Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 
District BTS 


925 Building 


Ameritrust 
BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 


$6,977,600 


$6,276,900 


$6,817,100 


$12,839,300 


Construction Costs 










Construction Allowance 










Refurbishment Shortfall 










Relocation Shortfall 










Brokerage Credit 










Real Estate Transfers 










Subtotal 


$104,880,000 


$218,226,000 


$127,738,700 


$148,150,600 
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Cost Estimated Made Easy 

Financial Modeling - Initiative I Short List 



Cost Estimates 

Value Engineering 

• Continues at every stage as design proceeds. Early stages of the design process 
require greater contingencies because less detail is developed. 

New Construction 

• Generally priced out higher due to less available information. 
Unknowns in design development, construction and schedule. 

• All new tenant construction to be extended from building core. 

Renovation 

• Generally priced out lower due to more available information. 

• Potential to re-use portions of existing infrastructure systems, HVAC, electrical, fire 
protection may offer potentials savings. 

• Higher costs for working in a historic building, due to age of buildings, unique materials, 
and unknowns that may be discovered during renovation. 



URS 



CBRE | Page 91 



Construction Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 

■ Construction estimates shown as provided by URS and PCS 

■ Construction allowances applied as a credit against construction 
costs. For areas where storage-level rents are charged, no 
construction allowance is credited. 

■ Net Out-of-Pocket cost shown as cost to County in Year 1 



URS 
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Construction Cost and Allowance Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 


925 Building 


Ameritrust 






District BTS 




BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 


$6,977,600 


$6,276,900 


$6,817,100 


$12,839,300 


Construction Costs 


$16,533,300 


$16,328,000 


$18,265,600 


$16,607,400 


Construction Allowance 


($12,408,500) 


($13,675,100) 


($13,627,600) 


($11,100,000) 


Refurbishment Shortfall 










Relocation Shortfall 










Brokerage Credit 










Real Estate Transfers 










Subtotal 


$109,004,800 


$220,878,900 


$132,376,700 


$153,658,000 
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Other Allowance Assumptions for Short List 

Cuyahoga County Property Consolidation Initiative I 



■ Refurbishment estimates shown as $8.00 per USF every 5 years 

Any Refurbishment allowances provided are applied as a credit against 
costs. 2 Properties proposed such allowances: 

Warehouse District BTS - $8.00 per RSF (one time) 

■ 925 Building - $5.00 per RSF (every 5 years, 3 times) 

■ Net Out-of-Pocket cost shown as cost to County every 5 years 

■ Relocation estimates shown as $5.00 per RSF 

Any Relocation allowances provided are applied as a credit against costs. 
2 Properties proposed such allowances: 

■ Warehouse District BTS - $0.50 per RSF 

■ 925 Building - $250,000 

Any Brokerage Fees offered are applied as a credit as CBRE's fee is 
discounted and fixed by County. 2 Properties proposed such allowances: 

45 Erieview - $267,500 

Warehouse District BTS - $1 ,500,000 
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Other Allowance Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 


925 Building 


Ameritrust 






District BTS 




BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 


$6,977,600 


$6,276,900 


$6,817,100 


$12,839,300 


Construction Costs 


$16,533,300 


$16,328,000 


$18,265,600 


$16,607,400 


Construction Allowance 


($12,408,500) 


($13,675,100) 


($13,627,600) 


($11,100,000) 


Refurbishment Shortfall 


$5,399,300 


$3,206,200 


$2,047,100 


$5,199,100 


Relocation Shortfall 


$1,357,300 


$1,098,900 


$1,076,100 


$1,110,000 


Brokerage Credit 


($267,500) 


($1,500,000) 


$0 


$0 


Real Estate Transfers 










Subtotal 


$115,493,900 


$223,684,000 


$135,499,900 


$159,967,100 
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Real Estate Transfer Assumptions for Short List 



Cuyahoga County Property Consolidation Initiative I 

■ Any Initiative III premium property pricing was considered a credit in the transaction for 
proposals that were contingent upon one another. Only 1 proposal fit this description: 

■ Ameritrust BTS - $8.5M Price premium offered over Agnew / Landmark 

■ Any property deeded to County at no additional cost was considered a credit in the 
transaction. 2 Properties proposed such transfers: 

45 Erieview - Parking Garage at Commencement 

■ Ameritrust BTS - Entire Stand-Alone Building at conclusion of Lease 

■ A conservative estimate of property value for the 45 Erieview Garage was established 
based on recent comparable market information - $3.5M. 

A conservative and wide range of estimates were established for the Ameritrust BTS 
based upon the challenge of predicting property value in the future. The average of 
this range ($36.5M based on range of $18-55M) was applied as a credit. 

■ The additional cost of additional term required at the Ameritrust BTS was also applied 
to the modeling. Because it would be assumed that the County would continue leasing 
during years 21-26 at all other options, the additional costs totaling $18.3M included: 

Base Rent and Expense Premium over estimated market rates 

■ Additional refurbishment 

■ Additional Utilities 



Portion of Insurance 
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Real Estate Transfer Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 
District BTS 


925 Building 


Ameritrust 
BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 


$6,977,600 


$6,276,900 


$6,817,100 


$12,839,300 


Construction Costs 


$16,533,300 


$16,328,000 


$18,265,600 


$16,607,400 


Construction Allowance 


($12,408,500) 


($13,675,100) 


($13,627,600) 


($11,100,000) 


Refurbishment Shortfall 


$5,399,300 


$3,206,200 


$2,047,100 


$5,199,100 


Relocation Shortfall 


$1,357,300 


$1,098,900 


$1,076,100 


$1,110,000 


Brokerage Credit 


($267,500) 


($1,500,000) 


$0 


$0 


Real Estate Transfers 


($3,529,100) 


$0 


$0 


($26,629,800) 


Subtotal 


$111,964,800 


$223,684,000 


$135,499,900 


$133,337,300 
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Net Present Value Calculations 

Financial Modeling - Initiative I Short List 



Financial Model Metrics 


45 Erieview 


Warehouse 
District BTS 


925 Building 


Ameritrust 
BTS 


RSF 


271,455 


244,198 


265,212 


222,000 


Base Rent 


$85,452,700 


$196,124,800 


$112,752,200 


$91,524,400 


Expenses 


$12,449,700 


$15,824,300 


$8,169,400 


$43,786,900 


Utilities 


$6,977,600 


$6,276,900 


$6,817,100 


$12,839,300 


Construction Costs 


$16,533,300 


$16,328,000 


$18,265,600 


$16,607,400 


Construction Allowance 


($12,408,500) 


($13,675,100) 


($13,627,600) 


($11,100,000) 


Refurbishment Shortfall 


$5,399,300 


$3,206,200 


$2,047,100 


$5,199,100 


Relocation Shortfall 


$1,357,300 


$1,098,900 


$1,076,100 


$1,110,000 


Brokerage Credit 


($267,500) 


($1,500,000) 


$0 


$0 


Real Estate Transfers 


($3,529,100) 


$0 


$0 


($26,629,800) 


Total Cost 


$111,964,800 


$223,684,000 


$135,499,900 


$133,337,300 


Net Present Value 


$59,686,200 


$114,569,300 


$73,232,400 


$70,947,300 



Net Present Value provides a calculation that shows the equivalent of future costs in terms 
of today's dollars. This provides some scale and comparison between costs in 2014 versus 
those in 2034 and beyond. 
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Consolidated Headquarters Evaluation 

2 nd Scoring Committee Results 



Scoring Categories 


Maximum 


45 Erieview 


Warehouse 


925 


Ameritrust 




Points 




District BTS 


Building 


BTS 


Proposing Parties 


15 


11 


12 


12 


10 


Premises 


10 


7 


8 


10 


7 


Term 


10 


7 


6 


7 


5 


Economics 


25 


18 


9 


15 


18 


Premises Improvements 


15 


10 


8 


11 


12 


Building Considerations / 
Services 


15 


10 


14 


12 


15 


Other Terms / Conditions 


10 


6 


8 


5 


10 


Total Points 


100 


69 


65 


72 


77 
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Proposed County HQ Exterior 

Ameritrust Build-to-Suit Preliminary Renderings 



Proposed County HQ Rooftop Terrace 

Ameritrust Build-to-Suit Preliminary Renderings 
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Proposed County HQ Ground Floor 

Ameritrust Build-to-Suit Preliminary Renderings 
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Proposed County HQ 4 th Floor Entry 

Ameritrust Build-to-Suit Preliminary Renderings 
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Executive and Consultant Recommendation 

Initiative I and Initiative III Ameritrust Complex Proposed Solution 

■ Geis Companies Proposals 

Highest purchase price offered for Ameritrust - $8.5M Premium 
Financing approved - Ability to close quickly 

■ Good Partner - Strong team and development background 

■ Good mixed use concepts - County tenancy provides redevelopment catalyst 
Strong environmental commitment - LEED Silver 

Location along East 9 th Street in core of CBD 

Benefits of new development and absorption of vacancy - efficiency of new construction 
with replacement of 190,000 sf obsolete space 

■ Transfer of property to County at conclusion of lease for $1 - caps ongoing lease 
expense 

Cost for new construction comparable to existing when factoring entire transaction 
Proposals contingent on HQ anchor lease and State Tax Credits 
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Consolidation Cost Comparison 

2012 Estimated Annual Facility Budgets 

Occupied Facilities 

Administration Building $3,414,284 

Superior Auto Title $582,069 

Courthouse Square* $1 ,478,428 

Marion Building* $1 ,273,663 

Stonebridge - Lease $460,737 

Sterling Building - Lease* $814,150 

Reserve Square - Lease* $50,073 

Lakeside Place - Lease $1 58,902 

Subtotal $8,232,306 

Ameritrust Complex $936,357 

Other Unoccupied Facilities for Sale $2,1 05,41 4 

(Not including Archives) 

Estimated Year 2 Cost of Consolidated HQ Lease $6,359,000 

(Costs stabilize after Year 1 Abatement and Renovation Investment) 
*Part to HQ & Balance to Owned Facilities 
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How the Pieces Fit Together 

Recent and Current Downtown Projects and Investments 



